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Date: 26 July 1996 

AGENDA lTEM No. 22 

Reef EM/AF/7 

NORTH LANARKSHIRE COUNCIL 

REPORT 

HOUSING COMMITTEE Subject: NORTH MOTHERWELL 
ESTATE 

1. Introduction 

The purpose of this report is to update the report to 1 May 1996 
Committee and to present options and recommended action. 

2. Background 

North Motherwell estate comprises 212 properties with 142 flats/ 
maisonettes and 70 low rise terraced housing and amenity flats. The 
problems associated with the mid 1960’s buildings include poor design 
and construction, defective roofs and roughcast leading to water 
penetration. This coupled with high densities and shared access has 
resulted in reducing demand and increasing void levels within the 
maisonette and flatted blocks. 

The terraced and amenity houses still remain popular with over 20% 
purchased under the right to buy. 

North Motherwell has been identified on the Estate Regeneration 
Programme for investment from 1996/97 in particular to the flats and 
maisonettes. 

3. Option Appraisal Study 

3.1 Chapman Hendy Associates were commissioned to consider and 
compare a variety of ways to meet the Council’s regeneration priorities 
the results of whch were presented in their final report in June 1996. 
The consultants examined options which could become viable within 
the next 2-3 years, which due to restrictions upon Scottish Homes 
budgets and programmes discounted transfer to a Housing 
Association or Housing Co-op as these could only be regarded as 
possibilities in the longer term. 
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Similarly, transfer to a local housing company was not considered to 
be a viable option since it could require the Council to accept a 
negative valuation due to the small number of houses transferring and 
their relatively poor condition and also because the local housing 
company model is untested and would involve a lengthy development 
period to set up. 

3.2 Through a process of identifying the problems and agreeing the 
objectives of the Councils Estate Regeneration Strategy, the 
Consultants conducted a cost benefit analysis of the following short 
list of options. 

Options analysed: 

3.3 

0 Donothing 
0 Comprehensive programme 
0 Storey reduction flats 
0 Storey reduction maisonettes 
0 Storey reduction flats and neighbourhood management initiative 

A summary of the problems, objectives and results of the Cost-Benefit 
analysis are summarised at Appendix 1. 

The consultants concluded from the costs used in the appraisal and the 
weighting system they derived to measure non-monetary benefits, that 
within the range of options they were asked to consider the 
comprehensive programme would offer the greatest benefit to the 
Council. 

The comprehensive programme would require the Council to invest 
approximately E4m to remodel 142 flats and maisonettes and upgradc 
environmentals and lighting at a unit cost in excess of €50,000 resulting 
in a minimum development programme of 5-6 years. Whilst this 
would achieve the objectives in terms of desired housing type, qualih 
and size in the long term, it would not meet the hopes of tht. 
community within a reasonable timescale, nor would it address the 
traffic management difficulties associated with the existing estate 
layout. 

4. Alternative Option 

The low demand and social stigma associated with the estate is such 
that a wide reaching strategy is needed to transform the image, 
desirability and quality of housing. A new housing development is 
planned on the sites to the East and North of the estate jointly by a 
private developer, City Link and Lanarkshire Housing Association. 
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The development will be carried out in 3 phases, the first by 
Lanarkshire Housing Association for a mixture of rent and shared 
ownership commencing late 1996/97. Phases 2 and 3 are likely to be 
privately developed for owner occupation. 

An option to tap into the overall development of North Motherwell has 
been investigated whereby the Council would dispose of all the flats 
and maisonettes by offering them competitively for sale to a developer 
who would demolish and build low rise semi-detached and terraced 
housing for sale. Any receipt to the Council for this sale would be 
returned in the form of limited number of new houses for rent rather 
than a monetary receipt. This would not only meet the regeneration 
objectives but also make better use of the capital receipt which would 
otherwise be subject to the 25% (and 50% from 1997/98) loan debt 
repayment rule. 

It is anticipated that existing tenants could be accommodated by 
transfer to existing council stock, allocation to the properties resulting 
from the sale proceeds and by nomination to Lanarkshire Housing 
Association houses on the adjacent development site on Watling Street. 
Any shortfall in provision for existing tenants could be supplemented 
by purchasing a number of houses from the developer at an anticipated 
cost of equivalent or less than the remodelled cost per unit. 

The benefits of this option are: 

0 the stigma attached to the area would be removed by demolition 
and rebuild. 

the programme could reduce the timescale for completion by 
approximately 3 years. 

The Council could achieve savings on the capital programme of at 
least €2m dependant upon several varying factors including: 

0 progress with transferring existing tenants 
0 security and or demolition costs if required during the lead 

in phase 
0 the scale of home loss payments required 
0 the nomination arrangements agreed with Lanarkshire 

Housing Association (currently 50% but a request has been 
made for 100% for first let) 

0 The successful bid price and resultant new build houses in 
exchange for land and existing blocks. 

0 Opportunity to address road layout. 
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It is anticipated that this option would be welcomed by both the local 
Miller Tenants Association and the vast majority of the residents of the 
area who attended a public meeting along with the local member, on 
10 June 1996. Private developers have also indicated that they would 
be interested in participating in this type of scheme. In addition, 
Scottish Homes are keen to support an overall strategy for North 
Motherwell as a PPA area. 

5. Summary and Recommendation 

After considering the variety of options previously mentioned it is 
recommended that the Council pursue the Joint venture scheme with a 
private developer as outlined above. To achieve this it is 
recommended that: 

1. The 7 blocks of flats and maisonettes are emptied, in the first 
instance, by allocating all vacant properties in ward 4 to tenants 
within the ward. 

2. Negotiation takes place with Lanarkshire Housing Association to 
maximise the nomination arrangements for the new W atling Street 
development. 

3. A development brief be prepared by Housing and Planning and 
Development and competitive bids be sought from a range of 
developers on the understanding that any bids be evaluated and 
reported to a future Housing Committee. 

6. Background Information 

Available from the Housing Department. 
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Appendix 1 

Summary of Optional Appraisal Study 

1. Problems of the Estate 

0 physical, social and economic isolation 
0 stigma among residents and other people 
0 low demand for housing 
0 lack of defensible space 
0 lack of active resident involvement in supervision and security 
0 poor physical condition of houses 

+ water penetration 
+ spalling of roughcast 
+ draughty windows 
+ poor sound insulation 
+ vandalism and graffiti in c o m o n  areas 

0 poor condition of hard and soft landscaping, roads and bin stores 
0 excessively large numbers of flats and maisonettes accessed from common 

stairs 

2. Positive Features of the Estate 

0 good space standards 
0 a number of attractive terraced houses 
0 pleasant country surroundings and views 
0 a caretaker presence which is effective in removing litter 
0 sigruficant investment planned in new housing nearby 

3. Estate Regeneration Objectives 

to improve the physical condition of the housing 
to improve the wider housing environment 
to improve tenant satisfaction 
to contribute to the physical and economic regeneration of the estate and 

0 to contribute to the wider housing objectives for the Motherwell local 
adjacent areas 

housing system 
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4 Cost Benefit Analysis 

4.1 Methodology 

The different costs and benefits have been separated into three groups: 

0 Monetary 
0 Quantifiable non-monetary 
0 Unquantifiable non-monetary 

4.1.1 Monefa y 

The monetary costs and benefits for each alternative have been based on 
financial information prepared by the Council and analysed by Chapman 
Hendy Associates. Estimated costs and benefits are examined over a 30 year 
period and discounted back to a current price using a discount rate of 8%. 

The methodology is based on the principles set out in HM Treasury Green 
Book which provides guidance in approving major aspects. 

4.1.2 Quantifiable non-moneta y 

The non-monetary costs and benefits are based on intangible items such as 
reduced fear of crime or improvements in the image of the estate, but are 
broadly measurable in non-monetary terms. Each item is measured then 
indexed against each of the options. The indexation process is intended to 
remove anomalies resulting from the units of measurement. A weighting has 
then been attached to each to reflect the relative importance of any particular 
attribute. 

4.1.3 Unquantifiable non-monefa y 

The unquantifiable costs and benefits are by their very nature non-measurable 
using any conventional measure. A weighting is therefore attached to each 
aspect to reflect the relative priorities attached to each (and indexed 
accordingly). 
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4.2 Summary of Outcomes 

1. Do Nothing Option 
2. Comprehensive Programme 
3. Storey Reduction - Flats 
4. Storey Reduction - 
Maisonettes 
5. Storey Reduction - Flats & 
NMI 

Financially, the “do nothing” option is the cheapest but as its negative score 
indicates, it does not aclxeve the estate strategy objectives. The option which 
achieves the greatest score overall is the comprehensive programme (option 2), 
but at the greatest cost. In terms of benefit per €1,000 spent, option 4, storey- 
height reduction of the maisonettes gives the greatest benefit. 




